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James Radvany, 13 Buckingham Drive, Princeton, NJ 08540                                May 10, 2025 
 
PROJECT: New Sports Court           NARRATIVE – Description of Project 
 
The owner, James Radvany, proposes to construct a sports court (paved court with variable uses, i.e. 
basketball, net sports, etc.), located at the right rear of the property. The sports court would be parallel to 
the rear property line, setback fifteen feet (as is required per township ordinance), and be located to the 
right side of the pool, roughly at 14 feet from the edge of the current landscaped area. The court would 
be 34 feet by 64 feet and would have a basketball pole and backboard at the middle of the rear (long 
side) of the court. At the long end of the court closest to the home, there would be a 3 foot by 21 foot 
area for two benches. At the short ends there would be a 4 foot high chain link fence that will return for 
8 feet at the four corners. 
 
The grade, which is generally level but rises slightly as it nears the pool and is slightly lower towards the 
front, is generally level at the court footprint. This placement would start the court approx. fourteen feet 
from the landscaped area to the right side of the pool and sloping the grade slightly on this side. At the 
front end the court can be raised slightly, and the grade sloped up to the court. On the front side, we 
propose removing the section of the existing fence and relocating it approx. nineteen (19) ft., adding 
new fence to match where needed. The existing landscape trees would be removed, and new landscape 
trees similar to the old ones planted to the inside of the fence. We also show an added stepping stone 
path from the landscaped area to the court at mid-court, consisting of 2 ft x 2 ft stepping stones. The 
sloping can be taken up in the landscaped areas. The court surface itself would slope from a high point 
in the middle down 1% towards the rear and front for drainage. 
 
The project will require a variance for impervious coverage. The property was granted two other 
variances for coverage previously. The first was approved on 01/22/16 for the pool construction. This 
variance permitted a coverage of 17.8% (+4.8% over the requirement 13% maximum). The pool was 
built in 2017. The second variance was for a two car garage construction and was approved on 11/20/19. 
This variance permitted a construction of 19.35% (+6.35% over the requirement 13% maximum). This 
project was never built.  
 
The current proposed project for a sports court would have an impervious coverage of 21.6% (+8.6% 
over the requirement of 13%, and +2.25% over the previously approved coverage for the garage 
project). In our calculations, we have added areas to the impervious coverage at the left side drive where 
a two car paved parking area was added (480 sf.), and a basement well on the right side of the home (12 
sf.). These projects were apparently done by the previous owner.  
 
The irregular shape of the property has the effect of creating an unusually long driveway turn-around 
drive, increasing the impervious coverage. The overall design, we feel, is in keeping with the 
neighborhood and will be well placed and screened from the neighbors, with the existing trees at the rear 
of the property and the line of new trees at the relocated fence towards the front. 
 
We considered locating the sports court at the rear left side of the pool at first, to be located in a similar 
space to the previously approved garage. We found that we would need an additional setback variance in 
this location, as the court would infringe on the 15 ft. setback for accessory structures. We also felt that 
to keep the maximum distance from both neighboring residences, the better location was on the right 
side of the pool. Also, we felt the court would be better screened from the neighbors with the existing 
trees if located on the right side of the pool. We feel our design, which maximizes the distance to the 
neighbors and screens the court via landscaping, works the best to minimize the impact to the 
neighborhood.  We feel the project impact is minimal and that the request for a variance is reasonable. 




